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A b s t r a c t  
S . A .  O l o y e d e  
T e l . +  2 3 4  ( 0 )  8 0 3  4 7 2  2 4 6 9 ;  E - m a i l :  s a m o l o y e @ y a h o o . c o m ;  
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A . O .  O n i  
E m a i l :  w a n d e o n i  @ y a h o o . c o m  T e l . :  +  2 3 4  - 8 0 2 3 1 2 2 0 1 4  
D e p a r t m e n t  o f  E s t a t e  M a n a g e m e n t ,  
C o l l e g e  o f  S c i e n c e  a n d  T e c h n o l o g y ,  
C o v e n a n t  U n i v e r s i t y ,  
O t a .  O g u n  S t a t e ,  N i g e r i a  
T h e r e  i s  a  g r o w i n g  b o d y  o f  r e s e a r c h  c o n c e r n e d  w i t h  t h e  r e l a t i o n s h i p  b e t w e e n  i n f o r m a l  
l a n d  d e l i v e r y  s y s t e m  a n d  h o u s i n g  d e v e l o p m e n t  i n  L a g o s  S t a t e .  S t u d i e s  o r i g i n a t e  f r o m  a  
d i v e r s i t y  o f  s o u r c e s ,  a n d  e n c o m p a s s  a  v a r i e t y  o f  g e o g r a p h i c  s c a l e s  a n d  l o c a t i o n s .  T o  a d d  
t o  t h i s  d i v e r s i t y ,  m a n y  d i f f e r e n t  c h a r a c t e r i s t i c s  o f  u r b a n  f o r m  a s  w e l l  a s  l a n d  a c q u i s i t i o n  
p a t t e r n s  h a v e  b e e n  e x a m i n e d .  T h i s  p a p e r  b r i n g s  t o g e t h e r  i n f o r m a l  l a n d  d e l i v e r y  s y s t e m  
a n d  h o u s i n g  d e v e l o p m e n t  s y s t e m a t i c  p a t t e r n s  o v e r  t h e  l a s t  2 0  y e a r s .  T h i s  p a p e r  i s  d i v i d e d  
i~to t h r e e  s e c t i o n s  i n  t h e  a r e a  o f  t h e  e x i s t i n g  m o d e s  o f  l a n d  a c c e s s i b i l i t y ;  v a r i a t i o n s  i n  
l a n d  m a r k e t  t r a n s a c t i o n s  u n d e r  d i f f e r e n t  c u l t u r a l  a n d  s o c i a l  i n f l u e n c e s  a n d  p r a c t i c a l  
a t t r i b u t e s  t h a t  m a k e  l a n d  t r a n s a c t i o n  a r r a n g e m e n t s  b e t t e r  s u i t e d  t o  s o c i e t y ' s  n e e d s .  T h e  
s t u d y  f o u n d  t h a t  i n f o r m a l  l a n d  d e l i v e r y  s y s t e m  i s  m o r e  e f f e c t i v e  i n  d e l i v e r i n g  l a n d  f o r  
h o u s i n g ,  b e c a u s e  o f  i t s  u s e r - f r i e n d l y  c h a r a c t e r i s t i c s  a n d  s o c i a l  l e g i t i m a c y .  T h e  s t u d y  
r e c o m m e n d e d  t h a t  t h e  i n f o r m a l  p r o c e s s e s  o f  s u b d i v i s i o n  o f  f a m i l y  l a n d  f o r  s a l e  s h o u l d  b e  
b a s e d  o n  a p p t ; o v e d  l a y o u t s  t o  e n s u r e  t h e  r e s e r v a t i o n  o f  a c c e s s  w a y s  a n d  s i t e s  f o r  s o c i a l  
f a c i l i t i e s .  F i n a l l y ,  t h e  i s s u e  o f  s e c u r i t y  o f  t e n u r e  a n d  t h e  h a r a s s m e n t  e n c o u n t e r e d  b y  
d e v e l o p e r s  f r o m  t h e  " O m o - o n i l e "  s h o u l d  b e  a d d r e s s e d  b y  b o t h  t h e  l o c a l  a n d  s t a t e  
g o v e r n m e n t s .  
I n t r o d u c t i o n  
S h o r t l y  a f t e r  N i g e r i a  g a i n e d  i n d e p e n d e n c e  i n  1 9 6 0 ,  t h e r e  o c c u r r e d  a  r a p i d  r u r a l - u r b a n  
m i g r a t i o n  w i t h  i t s  a t t e n d a n t  u r b a n  g r o w t h  i n  L a g o s .  D u r i n g  t h i s  t r a n s i t i o n  p e r i o d ,  m a n y  
h o u s e h o l d s  w e r e  a b l e  t o  g e t  e a s y  a c c e s s  t o  l a n d  f o r  t h e  c o n s t r u c t i o n  o f  t h e i r  o w n  h o u s e s  
t h r o u g h  l a n d  a c q u i s i t i o n  f r o m  v a r i o u s  l a n d  o w n i n g  f a m i l i e s  w h i l e  d e v e l o p m e n t s  w e r e  
m o s t l y  t h r o u g h  p e e r  g r o u p  s u p p o r t  p r o g r a m m e s  i n  t h e  r u r a l  a r e a s  a n d  p e e r  g r o u p  
c o o p e r a t i v e  f i n a n c i n g  o r  o t h e r  s i m i l a r  l o c a l  a r r a n g e m e n t s  i n  t h e  u r b a n  a r e a s .  T h i s  w a s  
m a d e  p o s s i b l e  b e c a u s e  t h e  a l l o c a t i o n  o f  c u s t o m a r y  l a n d  b y  l e g i t i m a t e  r i g h t s '  h o l d e r s  w a s  
f a i r l y  p r a c t i c e d  a n d  a c c e p t e d  b y  t h e  s o c i e t y .  H o w e v e r  l a n d  p o l i c i e s  b y  v a r i o u s  
g o v e r n m e n t s  i n  N i g e r i a  s i n c e  i n d e p e n d e n c e ,  b e  i t  m i l i t a r y  o r  c i v i l i a n ,  h a v e  c o n c e n t r a t e d  
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on analyzing the shortcomings of informal land ~dministration rather than understanding 
how these processes were sustained in the past. As a result, various land policies and 
administrative reforms embarked upon after independence seemed to be ill-informep and 
ill-suited to both urban and rural dwellers hence the seemingly non-compliance by the 
populace and inability to enforce laws by government agencies, partly because the 
policies were not based on an understanding of the social norms attd cultural practices 
governing how people oper'ate partial commerc·i"alized informal land delivery systems 
within their communities. This paper reports on some of the findings from recent research 
projects that have examined contemporary informal land delivery systems in Nigeria and 
other countries all over the world. By this research, informal urban land delivery and . 
developme1 ·t processes were analyzed; the characteristics of informal land markets and 
the institut ons that regulate transactions and disputes in land effectiveness were also 
examined. 'fhc paper assesses the strength and :weaknesses of alternative land delivery 
channels, both formal and informal. 
Conceptual F'mmcwork 
Rakod: and Lcduka, (2003) noted that the success of informal land delivery system for 
urban residential development. for all categories of people can be attributed to their 
practical attributes in addition to their social legitimacy. They wete of the opi·nion that 
practical attributes make land transaction arrangements better suited to the needs of urban 
land sellers and purchasers. On the other hand, wide understanding and acc~ptance of the 
social rules enable transactions to occur smoothly. However, as urban d~y~lopment 
proceeds, the informal institutions that regulate land transaction~ and u~e within each 
zone, change over time especially when the remaining land holding dwihdle.s and at times 
break down when genuinely acquired land by individuai or corporations, left 
undeveloped over a long time, is impounded by children of the land owning families 
because they are conscious of the depletion of their inheritance. As urban areas 
consolidate and the density of development increases, the rules and social · re.lationships 
g JVerning transactions and regulating land disputes become increasingly stt~ined, and 
s<Jmetimes lead to eventual break down of law and order. · 
The conceptual framework employed in this study was based on three premises. 
First, Tripp (1997) analyzed urban development in terms of compliance with formal 
rules, with passive relations between land market actors and the govetnment and 
observed that there was a widespread non-compliance to state laws which forced 
government to modify its policy and practice in Tanzania. Structure and agency theory 
allows actors to interpret, apply and/or challenge formal rules thus creating opportunities 
for changes to existing rules and/or relationshiP.s between the state organs that govern 
land delivery and non-state actors. 
Institutional analysis, as analyzed by North (1990) stresses the importance of institutions 
or rules in minimizing cost of land transactions and in setting acceptable behaviourial 
patterns within the various segments within the larger society. Social institutions govern 
- -- --
the cultural, economic and poliricJll relationships between and among individuals or 
group actors. According to Pamuk (2000), formal institutions dictate rules of the game 
e.g. state ll:iws while informal institutions dictate social norms and practices, including 
customary rules. With respect to land transaction processe;; ·and land dispute resol uti ons, 
Razzaz ( 1998) revealed that non-compliance to set rules,and regulations is o'ften regarded 
m~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~~ 
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I n f o r m a l  L a n d  D e l i v e r y  S y s t e m  I n  L a g o s  S t a t e ,  N i g e r i a :  O l o y e d e ,  A j i b o l a  a n d  O n i  
a s  t h e  ' w e a p o n  o f  t h e  w e a k ' .  T h i s  a p p r o a c h  i s  e m p l o y e d  i n  o r d e r  t o  s u b t l y  c h a l l e n g e  t h e  
a c t i o n s  o f  t h o s e  w i t h  f o r m a l  p o l i t i c a l  o r  o r g a n i z a t i o n a l  p o w e r  a s  s t a t e d  e a r l i e r .  
M e t h o d o l o g i c a l  A p p r o a c h  .  
P r i o r  t o  N i g e r i a ' s  i n d e p e n d e n c e ,  t h e r e  w e r e  v a r i a t i o n s  i n  l a n d  m a r k e t  t r a n s a c t i o n s  a m o n g  
t h e  N o r t h e r n ,  E a s t e r n  a n d  t h e  W e s t e r n  r e g i o n s  o f  N i g e r i a .  T h e  c i t i e s  w i t h i n  t h e s e  r e g i o n s  
w e r e  u n d e r  d i f f e r e n t  c u l t u r a l  a n d  s o c i a l  i n f l u e n c e s  w i t h  r e s p e c t  t o  l a n d  m a t t e r s  a n d  
e v e n t u a l  u r b a n  d e v e l o p m e n t .  T h e  v a r i a t i o n s  e x p e r i e n c e d  i n  g o v e r n a n c e  a r r a n g e m e n t s  c u t  
a c r o s s  l a n d  o w n i n g  f a m i l i e s  a n d  t r a d i t i o n a l  r u l e r s  i n  t h e i r  v a r i o u s  d o m a i n s .  T h e r e  w e r e  n o  
g l a r i n g  d i f f e r e n c e s  i n  l a n d  a l l o c a t i o n  p r o c e s s e s  b e t w e e n  o r  a m o n g  g o v e r n m e n t s  a t  
v a r i o u s  l e v e l s ,  t r a d i t i o n a l  r u l e r s  a n d  l a n d  o w n i n g  f a m i l i e s  w i t h i n  t h e  s o u t h - w e s t e r n  g e o -
p o l i t i c a l  z o n e  o f  N i g e r i a  o c c u p i e d  m a i n l y  b y  t h e  Y o r u b a s .  
I n  v i e w  o f  t h e  s e n s i t i v e  n a t u r e  o f  l a n d  a c q u i s i t i o n ,  a l l o c a t i o n  a n d  d e v e l o p m e n t ,  p r i m a r y  
d a t a  w a s  c o l l e c t e d  i n  t h r e e  L o c a l  G o v e r n m e n t  C o u n c i l  A r e a s  ( L G A s )  o f  L a g o s  S t a t e  
n a m e l y  I k e j a ,  A l i m o s h o ,  a n d  A g e g e  b e c a u s e  o f  c l o s e  p r o x i m i t y  o f  t h e  r e s e a r c h e r  w i t h  
m a n y  d e v e l o p e r s  a n d  l a n d  o w n i n g  f a m i l i e s  s i n c e  1 9 8 9 .  T h i s  w a s  s u p p o r t e d  w i t h  
i n f o r m a t i o n  g a t h e r e d  f r o m  s e c o n d a r y  s o u r c e s .  S a m p l e  s u r v e y s  o f  i n f o r m a l  l a n d  
t r a n s a c t i o n s  i n  e a c h  o f  t h e  t h r e e  l o c a l  g o v e r n m e n t  a r e a s  w e r e  c o m p l e m e n t e d  w i t h  
r e s e a r c h e r ' s  l a n d  t r a n s a c t i o n  d e a l s  i n  p r a c t i c e  b e t w e e n  1 9 7 7  a n d  D e c e m b e r ,  2 0 0 7  i n  
a d d i t i o n  t o  i n - d e p t h  i n t e r v i e w s  w i t h  v a r i o u s  l a n d  d e v e l o p e r s  a n d  s i x  l a n d  o w n i n g  
f a m i l i e s ,  i n  e a c h  o f  t h e  t h r e e  L G A s ,  s e l e c t e d  t h r o u g h  p u r p o s i v e  s a m p l i n g  m e t h o d  o n  p a s t  
l a n d  d i s p o s a l  p r o c e s s e s  a n d  c h a l l e n g e s .  T h e  m o d e  a n d  m e a n s  o f  a d d r e s s i n g  c h a l l e n g e s  o n  
l a n d  t r a n s a c t i o n s  w e r e  w i t n e s s e d  i n  f o u r  i n s t a n c e s  a n d  d i s c u s s e d  e x h a u s t i v e l y  w i t h  e l d e r s  
f r o m  v a r i o u s  l a n d  o w n i n g  f a m i l i e s  w i t h i n  t h e  t h r e e  l o c a l  g o v e r n m e n t  c o u n c i l  a r e a s  d u r i n g  
o f f i c i a l  a s s i g n m e n t s  a n d  l a n d  t r a n s a c t i o n s  t h e  r e s e a r c h e r  w a s  i n v o l v e d  i n .  I n  m a n y  
i n s t a n c e s  w h e r e  t h e  " O m o - o n i l e "  a l s o  l i t e r a r i l y  t r a n s l a t e d  a s  " S o n s - o f - t h e - s o i l " ;  h a r a s s e d  
l a n d  d e v e l o p e r s  w e r e  e x p e r i e n c e d ,  t h e  w a y s  a n d  m e a n s  b y  w h i c h  t h e s e  c o m p l a i n t s  w e r e  
r e s o l v e d  o v e r  t i m e  b y  f a m i l y  e l d e r s  w e r e  c o m m e n d a b l e .  
R u l e s  a n d  P r a c t i c e s :  F o r m a l  a n d  I n f o r m a l  I n s t i t u t i o n s  
T h e  e n v i r o n m e n t a l  e n t i t l e m e n t s  f r a m e w o r k  a c c o r d i n g  t o  L e a c h  e t  a l  ( 1 9 9 7 )  e l a b o r a t e s  a  
d i s a g g r e g a t e d  v i e w  o f  i n s t i t u t i o n s  w h i c h  m e d i a t e  a c c e s s  t o  a n d  u s e  o f  n a t u r a l  r e s o u r c e s  
t h u s  d i s t i n g u i s h i n g  b e t w e e n  r u l e s  a n d  p r a c t i c e s  b u t  r a t h e r  e x p l o r e s  t h e  r e l a t i o n s h i p s  
b e t w e e n  t h e m .  H o w e v e r ,  O s t r o m  ( 1 9 8 6 )  v i e w s  r u l e s  a s  p r e s c r i b i n g  r o o m  f o r  m a n o e u v r e  
r a t h e r  t h a n  d e t e r m i n i n g  b e h a v i o u r  w h i l e  G o r e  ( 1 9 9 3 )  a n a l y s e s  t h e  ' u n r u l y  s o c i a l  
p r a c t i c e s '  w h i c h  o f t e n  c h a l l e n g e  l e g a l  r u l e s  o f  e n t i t l e m e n t  t o  r e s o u r c e s .  A l l  t h e s e  p o i n t  
t o w a r d s  t h e  i n d e t e r m i n a t e  n a t u r e  o f  i n s t i t u t i o n a l  o r d e r s ,  a n d  t h e i r  u n e q u a l  a n d  d y n a m i c  
s o c i a l  r e l a t i o n s .  
L e a c h  e t  a l .  (  1 9 9 6 )  d i s t i n g u i s h e s  b e t w e e n  f o r m a l  a n d  i n f o r m a l  i n s t i t u t i o n s  b y  s t a t i n g  t h a t  
f o r m a l  i n s t i t u t i o n s  a r e  b a c k e d  b y  t h e  l a w ,  i m p l y i n g  e n f o r c e m e n t  o f  r u l e s  b y  t h e  s t a t e ,  
w h i l e  i n f o r m a l  i n s t i t u t i o n s  a r e  u p h e l d  b y  m u t u a l  a g r e e m e n t ,  o r  b y  r e l a t i o n s  o f  p o w e r  o r  
a u t h o r i t y ,  a n d  r u l e s  a r e  t h u s  e n f o r c e d  e n d o g e n o u s l y .  G o r e  ( 1 9 9 3 )  r e f e r s  t o  i n f o r m a l  
i n s t i t u t i o n s  a s  s o c i a l l y  a c c e p t e d  m o r a l  r u l e s ,  w h i c h  c o n s t i t u t e  a n  a l t e r n a t i v e  ' m o r a l  
e c o n o m y '  i n t e r a c t i n g  i n  a  c o m p l e x  a n d  d y n a m i c  m a n n e r  a n d  t h e y  a r e  a t t e m p t s  t o  
o r g a n i z e  a n d  c o n t r o l  b e h a v i o u r  t h r o u g h  t h e  u s e  o f  e x p l i c i t  r u l e s '  t a k i n g  p l a c e  a t  a  
m u l t i p l i c i t y  o f  . l e v e l s  w i t h i n  s o c i e t y ,  a n d  w i t h i n  a  v a r i e t y  o f  s o c i a l  fi~lds. M o o r e  ( 1 9 7 5 )  
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asserts that numerous conflicting or competing rules or orders exist, characterized more 
often than not by 'a~biguities, inconsistencies, gaps, conflicts and the lik2'. In times of 
crisis (e.g. famines) informal rule-orders can take precedence over legal property rights as 
rules of entitlement to food or other commodities (Thompson, 1991 ). 
Gore (1993) gives an extended view of the relationship between formal and informal 
institutions by referring to the rule/practice distinction, and in terms of ari analysis of 
power and the politics of meaning through continuous making and reiterating of social 
and symbolic order as an active process endlessly vulnerable to being unmade, remade or 
transformed, sometimes inconsistent, and sometimes conflicting. 
Formal and informal institutions at the micro- and the macro-levels, as observed by 
Leach et al (1997) within the context of community~based resource management, serve as 
institutions' mediating resource use linking the position of social actors at the wider 
political economy context though they are likely to be very messy, and characterized by 
the gaps, ambiguities and conflicts hence the difficult choices inherent in policy making 
and implementation. 
Existing Modes of Informal Land Accessibility in Lagos State: A Discussion of 
Findings 
There are various alternative channels through which land is made available for 
housing development within the zone based on the regional differences culturally, 
socially and politically. In the South-Western geo-political zone mostly occupied by 
Yorubas, people live together as members of the larger families as a sign of the 
traditional strength within all city circles. Socially, each family is identified as a unit with 
large family farmland. Traditionally, families live in distinct locations farming within 
specific neighbourhoods while certain cultural activities do not allow women to have 
access to land, once they marry outside their immediate tribe or cultural zone, for the fear 
of transferring such rights. However, with educational advancement, these strict social 
norms have been modified and women can access land. The research showed that land 
for new residential buildings is only available for cash while the only exception is only if 
one is a member of indigenous land owning family. Any person, who acquires land 
through the back door and develops such land, if caught, does so at his own risk. 
In all local government council areas studied, purchase of land through open 
market transactions was the most important means of accessing land for housing for all 
income groups. Majority of households acquired land for residential use through informal 
purchases by way of sales of customary land, informal subdivision by land buying 
companies and its eventual sale or transfer to their staff. The other alternative is the 
formal land acquisition by government, its subdi'vision and delivery by sale to members 
of the public. Access to land, therefore, is restricted very largely t:Q_}1ouseholds with the 
necessary financial means to purchase it. However, low income households often 
negotiate flexible methods of payment for land delivered through informal channels. For 
the relatively poor families, the buying of half a plot in an informal subdivision or 
through the subdivision of a plot by friends is common. 
Finally, land can be acquired through inheritance until such plots become too 
small for further subdivision and sharing. Under the above listed circumstances, title to 
land can only be transferred through the signing of a sale agreement witnessed by local 
family elders and friends of the purchaser or his intermediary. The validity of such 
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a g r e e m e n t s  i s  g e n e r a l l y  r e s p e c t e d  b y  o t h e r  a c t o r s  i n  t h e  l a n d  d e l i v e r y  p r o c e s s  i n c l u d i n g  
t h e  f o r m a l  s y s t e m  f o r  l a n d  r e g i s t r a t i o n  a n d  b y  t h e  c o u r t s  i n  c a s e  o f  a  d i s p u t e .  D i s p u t e s  
o v e r  l a n d  t r a n s a c t i o n s  a r e  r a r e ,  b u t  w h e n  t h e y  d o  o c c u r ,  t h e y  a r e  o f t e n  r e s o l v e d  b y  l q c a l  
l e a d e r s .  I n  v i e w  i n s t a n c e s ,  v i l l a g e  e l d e r s  m a y  b e  p a r t i a l  b y  r e t u r n i n g  t h e  a g e  l o n g  
p u r c h a s e  p r i c e  o r  t h e  a l l o c a t i o n  o f  a  n e w  s i t e  t h a t  m a y  b e  w i t h i n  a n  u n d e v e l o p e d  z o n e .  
I n  s t a t e  c a p i t a l s ,  t h e  e l i g i b i l i t y  c r i t e r i a  a n d  a l l o c a t i o n  p r o c e s s  h a v e  m~ant t h a t  v e r y  l o n g  
w a i t i n g  l i s t s  h a v e  f o r m e d  a n d  l a r g e  n u m b e r s  o f  p l o t s  h a v e  b e e n  a l l o c a t e d  b u t  r e m a i n  
u n d e v e l o p e d .  B e f o r e  t h e  L a n d  U s e  A c t  i n  1 9 8 1 ,  a c q u i s i t i o n  o f  l a n d  b y  g o v e r n m e n t  i s  
h i n d e r e d  b y  d i s p u t e s  o v e r  t h e  l e v e l  o f  c o m p e n s a t i o n  p a y a b l e  t o  c u s t o m a r y  r i g h t s  h o l d e r s .  
I n  r e a l i t y ,  l a r g e  t r a c t s  o f  l a n d  a r e  u s u a l l y  s u r v e y e d  p r i o r  t o  c o m p e n s a t i o n  e i t h e r  a s  a  r e s u l t  
o f  l a c k  o f  a d e q u a t e  f i n a n c i a l  a n d  t e c h n i c a l  r e s o u r c e s  n e e d e d  t o  a c h i e v e  s u c h .  I n  m o s t  
c a s e s ,  g o v e r n m e n t  q u e s t  f o r  l a n d  e x c e e d s  t h a t  m e a n t  f o r  i m m e d i a t e  u s e  t h e r e b y  
d i s c o u r a g i n g  c u s t o m a r y  r i g h t s  h o l d e r s  w i s h i n g  t o  s u p p o r t  g o v e r n m e n t  a c q u i s i t i o n  
p r o c e s s e s  t o  s e e k  w a y s  a r o u n d  t h e  s y s t e m  
D e l i v e r y  o f  l a n d  t h r o u g h  c u s t o m a r y  c h a n n e l s  i s  i n c r e a s i n g l y  b e c o m i n g  l i m i t e d .  
H o w e v e r  w h e r e  l a n d  i s  e f f e c t i v e l y  o w n e d  b y  f a m i l i e s ,  m e m b e r s  o f  t h e  f a m i l y  a r e  o f t e n  
s t i l l  a b l e  t o  o b t a i n  l a n d  f o r  n e w  h o u s i n g  i n  f a m i l y  h o m e s t e a d  a r e a s .  I n h e r i t a n c e  i s  a  
s i g n i f i c a n t  m e a n s  b y  w h i c h  n e w  h o u s e h o l d s  o b t a i n  f a m i l y  l a n d  w h i c h  i s  o f t e n  s u p p l i e d  
p a r t i a l l y  f r e e  T h i s  i s  o n e  o f  t h e  w a y s ,  i n  w h i c h  p o o r  h o u s e h o l d s  l a n d  o w n i n g  f a m i l i e s ,  
c a n  o b t a i n  a c c e s s  t o  l a n d  i n  c o n t e m p o r a r y  c i t i e s .  M e n  a l l o c a t e d  p l o t s  t h r o u g h  t h i s  c h a n n e l  
h a v e  s e c u r i t y  o f  t e n u r e ,  a l t h o u g h  t h e y  a r e  v u l n e r a b l e  t o  f a m i l y  c o n t r o l  s i n c e  s u c h  p l o t s  o f  
l a n d  c a n  n o t  b e  s o l d .  T h i s  m e t h o d  i s  a  s t r a i g h t f o r w a r d  w a y  o f  o b t a i n i n g  l a n d ,  s i n c e  t h e  
e l i g i b i l i t y  c r i t e r i a  a r e  w e l l  k n o w n  a n d  t h e  p r o c e s s e s  s i m p l e .  I n  t h e  L G A s  s t u d i e d ,  t h e  
s o c i a l  i n s t i t u t i o n s  g o v e r n i n g  l a n d  t r a n s a c t i o n s  a n d  d i s p u t e  r e s o l u t .i o n  a r e  w i d e l y  
u n d e r s t o o d  a n d  g e n e r a l l y  r e s p e c t e d .  H o w e v e r ,  t h e  a m o u n t  o f  l a n d  a v a i l a b l e  t h r o u g h  t h i s  
c h a n n e l  i s  s h r i n k i n g  b e c a u s e  t h e  l a n d  b e l o n g i n g  t o  s o m e  c o m m u n i t i e s  h a s  l o n g  b e e n  b u i l t  
u p  a n d  t h e y  n o  l o n g e r  h a v e  e n o u g h  u n d e v e l o p e d  l a n d  t o  a l l o c a t e  t o  n e w  h o u s e h o l d s  
w i t h i n  t h e  g r o u p .  
T h e r e  i s  l i t t l e  o p p o r t u n i t y  i n  t h e  L G A s  s u r v e y e d  f o r  p e o p l e  t o  o b t a i n  l a n d  t h r o u g h  n o n -
c o m m e r c i a l  c h a n n e l s  o n  t h e i r  o w n .  S o m e  h o u s e h o l d s  h a v e  s e t t l e d  o n  l o w  l y i n g  v a l l e y  
z o n e s  o r  a t  s q u a t t e r  s e t t l e m e n t s .  T h i s  s t r a t e g y  p r o v i d e s  o n e  o f  t h e  f e w  w a y s  i n  w h i c h  p o o r  
h o u s e h o l d s  c a n  o b t a i n  a c c e s s  t o  l a n d  f o r  f r e e ,  b u t  i t  h a s  p r o b l e m s  f r o m  t h e  p o i n t  o f  v i e w  
o f  b o t h  s e t t l e r s  a n d  t h e  g o v e r n m e n t .  I n f o r m a l  s e t t l e r s  w h o  s e t t l e  a l o n g  f l o o d  p l a i n s  a n d  
s l o p p y  r e g i o n s  f a c e  e x t r e m e  i n s e c u r i t y ,  s i n c e  s u c h  h o u s e s  m a y  b e  d e m o l i s h e d  a n d  w h e r e  
s t o r m  w a t e r  d r a i n a g e  b e c o m e s  a  c h a l l e n g e ,  t h e i r  l i v i n g  c o n d i t i o n s  a r e  v e r y  u n h e a l t h y  a n d  
t h e i r  h o u s e s  l i a b l e  t o  f l o o d i n g .  S u c h  s e t t l e m e n t  z o n e s  a r e  f o r b i d d e n  f o r  e n v i r o n m e n t a l  
r e a s o n s .  E v e n  i f  t h e  s e t t l e m e n t  b e c o m e s  e x t e n s i v e  a n d  s e m i - p e r m a n e n t ,  t h e  t o p o g r a p h i c a l  
c o n d i t i o n s  m a k e  t h e  s i t e s  d i f f i c u l t  t o  s e r v i c e  b y  r o a d s  b e c a u s e  o f  g u l l y  e r o s i o n  ~long 
s l o p p y  r e g i o n s  a n d  f l o o d i n g  t h a t  d a m a g e  w o o d e n  e l e c t r i c i t y  p o l e s  c o m m o n l y  f o u n d  i n  
t h e s e  a r e a s .  
C o n c l u s i o n  
I n f o r m a l  l a n d  d e l i v e r y  s y s t e m s  h a v e  b e e n  w i t h  t h e  p e o p l e  o f  L a g o s  S t a t e  f r o m  
t i m e  i m m e m o r i a l .  I t  m u s t  b e  p o i n t e d  o u t  t h a t  i t  w a s  a n  a t t e m p t  b y  t h e  c o l o n i a l  m a s t e r s  t o  
a c q u i r e  l a n d  f o r  g o v e r n m e n t  u s e s  t h a t  l e d  t o  t h e  f o r m a l  l a n d  t e n u r e  a n d  l a n d  
a d m i n i s t r a t i o n  s y s t e m s .  H o w e v e r ,  t h e  c l a i m  b y  l a n d  o w n i n g  f a m i l i e s  t h a t  l o w  l e v e l s  o f  
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compensation were usually paid by government for such acquisitions to land owners and 
customary rights holders led to the stiff opposition to its continuity. 
The study has shown that informal land delivery system tends to be more effective in 
delivering land for housing, because of their user-friendly characteristics and social 
legitimacy. This legitimacy derives from the widely understood and accepted social 
institutions that regulate these informal land transaction systems. With the increase in 
urban development and growth and the pressure on such social institutions by the youth 
all over the country recently, social institutions are being weakened and breaking down 
because the youth are more than ever conscious of their sustainability in the face of their 
dwindling fortunes. For this reason and the fact that most purchasers of land are now 
educated elite~: , actors in land transactions seek to use formal institutions to protect their 
rights and i nve ~tments. 
The study has shown that the informal land delivery systems provides land in significant 
quantities to meet the housing needs of the society however, these informal settlements 
are sometimes poorly laid out ~~~d f;i::k basic infrastructure. Governments, both local and 
state, lack the political will to make adequate allocations for upgrading such areas that 
continue to expand at wi II or stop such developments since individuals who occupy such 
areas are the ones who vote them ·o power. There is the need . for government to 
acknowledge the need for radical rc-~xamination of formal land administrative systems 
with ::t view to adopting mete tlexible ways of interacting with informal actors and 
proce·;ses by modifying the land title registration processes and reducing fees payable for 
the issuance of certificate of occupancy and those payable on building plans so as to carry 
the poor masses along and discourage squatter settlements. 
Policy Implications 
There is the need for the informal land delivery systems to be tolerated and 
accommodated. While their strengths are recognized and built upon, their weaknesses 
should also be identified and policy should concentrate on addressing these weaknesses 
without compromising the positive contribution they make to meeting demand for 
housing land. The issue of security of tenure and the harassment of the "Omo-onile" 
should be addressed. Governments, State and Federal, should cease to evict settlers on 
government acquired but abandoned sites and stop the practice of demolishing their 
houses in as much as the government officials who are put in-charge of such sites sleep 
over their rights by failing to do their jobs properly. Instead of blaming the developers, 
Land Surveyors who surveyed such plots of land and stamp same as free from 
government acquisition with officials of the Town Planning Authorities who approved 
the building plans should be penalized. As a means of ensuring societal adherence to the 
sanctity of government acquired lands in the state, security can be enhanced by the use of 
public sector agencies in land title documentation because prior experiences showed that 
such agencies are generally popularly understood, widely accepted, cheap and 
procedurally simple. The informal processes of subdivision of family land for sale should 
be based on obtaining approved layouts to ensure the reservation of access ways and sites 
for social facilities. 
Volume 3 No 1; 2007 Page 144 
I n f o r m a l  L a n d  D e l i v e r y  S y s t e m  I n  L a g o s  S t a t e ,  N i g e r i a :  O l o y e d e ,  A j i b o l a  a n d  O n i  
7 .  R e f e r e n c e s  
G i d d e n s ,  A .  ( 1 9 8 4 ) :  T h e  S t r u c t u r e  o f  S o c i e t y ,  C a m b r i d g e :  P o l i t y  P r e s s .  
G o r e ,  C .  ( 1 9 9 3 )  " E n t i t l e m e n t  R e l a t i o n s  a n d  " U n r u l y "  S o c i a l  P r a c t i c e s :  A  C o m m e n t  o n  
t h e  W o r k  o f  A m a r t y a  S e n " ,  J o u r n a l  o f  D e v e l o p m e n t  S t u d i e s  2 9 ( 3 )  4 2 9 - 6 0  
H e a l e y ,  P .  a n d  B a r r e t t ,  S . M .  ( 1 9 9 0 ) :  " S t r u c t u r e  a n d  A g e n c y  i n  L a n d  a n d  P r o p e r t y  
D e v e l o p m e n t  P r o c e s s e s :  S o m e  I d e a s  f o r  R e s e a r c h " ,  J o u r n a l  o f  P l a n n i n g  E d u c a t i o n  a n d  
R e s e a r c h ,  2 7 ( 1 )  8 9 - 1 0 4 .  
L e a c h ,  M . ,  M e a r n s ,  R .  a n d  S c o o n e s ,  l .  ( 1 9 9 7 ) :  : " E n v i r o n m e n t a l  E n t i t l e m e n t s :  A  
F r a m e w o r k  f o r  U n d e r s t a n d i n g  t h e  I n s t i t u t i o n a l  D y n a m i c s  o f  E n v i r o n m e n t a l  C h a n g e ,  
D i s c u s s i o n  P a p e r  3 5 9 ,  B r i g h t o n :  I D S  
N o r t h ,  D . C .  ( 1 9 9 0 )  " I n s t i t u t i o n s  a n d  E c o n o m i c  G r o w t h :  A n  H i s t o r i c a l  I n t r o d u c t i o n " ,  
W o r l d  D e v e l o p m e n t ,  1 7 ( 9 )  1 3 1 9 - 1 3 3 2 .  
O s t r o m ,  E .  ( 1 9 8 6 )  : " A n  A g e n d a  f o r  t h e  S t u d y  o f  I n s t i t u t i o n s " ,  P u b l i c  C h o i c e  4 8 :  3 - 2 5  
S c o t t ,  J .  ( 1 9 7 6 ) :  T h e  M o r a l  E c o n o m y  o f  t h e  P e a s a n t ,  N e w  H a v e n :  Y a l e  U n i v e r s i t y  P r e s s  
P a m u k ,  A .  ( 2 0 0 0 )  :  " I n f o r m a l  I n s t i t u t i o n a l  A r r a n g e m e n t s  i n  C r e d i t  L a n d  M a r k e t s  a n d  
I n f r a s t r u c t u r e  D e l i v e r y  i n  T r i n i d a d " ,  I n t e r n a t i o n a l  J o u r n a l  o f  U r b a n  a n d  R e g i o n a l  
R e s e a r c h ,  2 4 ( 2 ) ,  3 7 9 - 9 6 .  
- - R a k o ( I i ; " C :  ( 1 9 9 7 )  :  " R e s i d e n t i a l  P r o p e r t y  M a r k e t s  i n  A f r i c a n  C i t i e s "  i n  R a k o d i ,  C .  ( e d )  
T h e  U r b a n  C h a l l e n g e  i n  A f r i c a ,  T o k y o :  U n i t e d  N a t i o n s  U n i v e r s i t y  P r e s s ,  3 7 1 - 4 1 0 .  
R a k o d i ,  C .  a n d  L e d u k a ,  C .  ( 2 0 0 3 ) :  " I n f o r m a l  L a n d  D e l i v e r y  P r o c e s s e s  a n d  A c c e s s  t o  
L a n d  f o r  t h e  P o o r  i n  S i x  A f r i c a n  C i t i e s :  T o w a r d s  a  C o n c e p t u a l  F r a m e w o r k ,  
B i r m i n g h a m " :  I n t e r n a t i o n a l  D e v e l o p m e n t  D e p a r t m e n t ,  S c h o o l  o f  P u b l i c  P o l i c y ,  I n f o r m a l  
L a n d  D e l i v e r y  P r o c e s s e s  i n  A f r i c a n  C i t i e s ,  W P  1 .  
R a z z a z ,  O . M .  ( 1 9 9 8 ) :  " L a n d  D i s p u t e s  i n  t h e  A b s e n c e  o f  O w n e r s h i p  R i g h t s :  I n s i g h t s  
F r o m  J o r d a n " ,  i n  F e r n a n d e s ,  E .  a n d  V a r l e y ,  A .  ( e d s )  I l l e g a l  C i t i e s ,  L o n d o n  a n d  N e w  
Y o r k :  Z e d  B o o k s ,  6 9 - 8 8 .  
S c o t t ,  J . C .  ( 1 9 8 5 )  :  W e a p o n s  o f  t h e  W e a k : ·  E v e r y d a y  F o r m s  o f  P e a s a n t  R e s i s t a n c e ,  N e w  
H a v e n  a n d  L o n d o n :  Y a l e  U n i v e r s i t y  P r e s s .  . . . . . -
T h o m p s o n ,  E .  ( 1 9 9 1 ) :  C u s t o m s  i n  C o m m o n ,  H a r m o n d s w o r t h :  P e n g u i n  P r e s s  
T r i p p ,  A . M .  ( 1 9 9 7 ) :  C h a n g i n g  t h e  R u l e s :  T h e  P o l i t i c a l  E c o n o m y  o f  L i b e r a l i s a t i o n  a n d  
t h e  U r b a n  i n f o r m a l  E c o n o m y  i n  T a n z a n i a ,  L o n d o n  a n d  L o s  A n g e l e s :  U n i v e r s i t y  o f  
C a l i f o r n i a  P r e s s .  
V a n  H o r e n ,  B .  ( 1 9 9 9 ) :  " T h e  d e  F a c t o  R u l e s :  t h e  G r o w t h  a n d  C h a n g e  o f  a n  i n f o r m a l  
S e t t l e m e n t  i n  D u r b a n ,  S o u t h  A f r i c a " ,  T h i r d  W o r l d  P l a n n i n g  R e v i e w ,  2 1 ( 3 ) ,  2 6 1 - 8 2 .  
V o l u m e  3  N o  1 ;  2 0 0 7  
P a g e  1 4 5  
I  
A C C  
A b s t r a c  
T h e  p a r  
N i g e r i a  
s o u r c e s  
d e p e n d e  
r e p l a c e n  
T h e  s t u c  
t o i l e t  f a t  
r e s p o n d 1  
g e n e r a l  
c o n d i t i o  
s u p p l y  o  
I n t r o d u  
'  
w h e t h e r  
o u r  g r o v  
i n  u r b a n  
1  
b y  e a r t h  
a v a i l a b l 1  
a  f r a g i l e  
e s s e n t i a l  
1  
k i l o m e t e  
b e  n e a r l  
o c c u r s  a  
f r e s h  w :  
u n d e r g r c  
m o s t l y  i  
i m p o r t a t  
c o v e r s  '  
c o o k i n g .  
h i n d e r  t  
p r o m o t e  
r e f u s e  a  
b a t h i n g .  
V o l u m e 3  
1. · Analysis of relalionship betwee~~uman Development and Community 
Facilities in Nigeria Urban Centres ... Yekeen A. Sanusi. ........................... 1 
2. An Assessment of the Affordability of Housing by Public Servants in 
Owerri, Nigerla ... Joachim A. Onyike ........ ... ............................. ... .. .... 21 ~ 
3. Risk Analysis in r;:>roperty Investment Using . ~onte Carlo Simulation 
Technique ... G.K. Babawale .................. ........................ ... ............... 35 
4. Relevance of Real Estate Education to Practice in Nigeria ... S.A. 
Oloyede ......................................... ............. .' .... ... ....................................... 50 
5. The Effects of Facilities Provision on Rental Values of Residential 
Properties in lkeja, Lagos State ... Aina, Olayinka Chris .................. ... ... 60 
6. Intra-Urban Variations in Housing Quality: The Nigeria 
Experience ... P.O. Olawuni, S.A. Adeyinka, A.A.Abegunde .................... 68 
}rent Control and Residential Property Values in Lagos State 
' ~ 
Nigeria ... A.O Oni, M.O. Ajigola, S.A. Oloyede ..................................... 78 
~· . . 
Effects oflnstitutional Land Uses on Road Traffic in 
Metropolital) Lagos ... Leke Oduwaye ................................................ 95 
Study of the Accessibility and Connectivity of lkeja Arterial 
Roads ... Oni, Ayotunde Olawande ............................... ..... .............. 108 
10. The Role of SME's in Poverty Alleviation in Nigeria ... Aina, 
Olayinka Chris ................................. · ......................... : .................. 123 
11. ~omparative Analysis of Developed and .Developing Countries . 
on Mortgage Finance: Lessons for Nigeria ... S.A. 0 loyede ................ 131 . 
Informal Land Delivery System in Lagos State, Nigeria ... S.A. 
,,;',,o:&>'"" t ' 'i 
Oloyede, M.O Ajiobola, A.O. Oni. ................................................... 139 
13. ~ccessibility to Water Supply and Sanitation Practices in Osogbo, 
"0sun State, Nigeria ... P.o: Olawuni ... .............. ... .... ....................... 146 
14. An Assessment of the Impact of Real Estate Sector on the 
Nigerian ~conomy ... Saka. N,Akin O.T .......................................... 155 
. J . Cover Design 
impet§iaiCREATION.S 
l 08035062476 
